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City of ConcordAffordable Housing Market Study

Executive Summary

Every resident of Concord, North Carolina deserves a decent, safe, sound and
affordable place to live, in a neighborhood that provides opportunities to succeed.
The market alone is not always able to meet thatd, accordingly, governments

at all levels rast work together to help. The City of Concord is facing a housing
market dilemma. Much of the available housing is not affordable to- lamd
moderateincome householdand working families whose housing costs amount

to 30% or more of their incomes.

This2019 Affordable Housing Market Study (AHMS) has been developed as a long
range plan for addressing affordable housing needs over the next five (5) years. In
this AHMS, the Institute for Building Technology and Safety (IBTS) analyzes the
current housing meket, examines trends in the housing market, evaluates the
economic opportunities in Concord, identifies shortcomings in affordable housing,
and provides recommendations, goals, and strategies for the next five (5) years.

The AHAS focuses on the status amderaction of four (4) fundamental conditions
within the community:

}  Economic and demographic trends, specifically population and household
growth, and employment and income characteristics

}  The rental and homeowner housing market

}  The provision of finatial assistance faffordable housing

}  Public policies and actions affecting affordable housing

The methodology employed taevelop the AHMS incorporates demographic
research for thgpurposes of analysibat included:

}  The U.S. CensyAmericard 2 YYdzy A (1 & { GoNirénénsivel ! 5 Q4
Housing Affordability Strategy (CHAS) data and talaledother federal
and state programs and local data sources

}  Areview of the affordable housing objectives and policiethefCity of
Concord

}  Areview of localeal estaterental marketsand mortgage practices

This AWS provides a broad view of the affordable housing needs and related
strategies and recommendationk recognizeshat actions in one area may affect
actions inanother areg thusrequiring ongoingcollaboration and engagement of
the community, affordable housing provideend municipal partners.

© 2019 Institute for Building Technology and Safety. All rights reserved. i
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Key Demographics

Understanding the demographics of a community is key to understanding its unique needs for
housing, infrastructure, employment opportunities, and servicBse following Key Facts illustrate
important demographic statistics that help to better understand the existing conditions in the C
that may be affecting the housing market.
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Disclaimer: The demographic data for the Key Fact
this page andor the Affordable Market Housing Stud
were obtained from latest complete data sourcq
including and not limited to: DataUSA.io; Amerig
Community Survey; Experian Consumer Data; Car
Demography; U.S. Department of Housing and Ur
Development; U.Census Bureau; and Institute fq
Building Technology and Safety.

(Recent 2012nemployment rate is 3%.)
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Introduction

This Affordable Housing Market Study (AHMS) is a critical policy document for the community,
serving as a housing needs assessment for the City of Concoits atekeholders. Iprovides

an analysis of household affordability throughout all population segments of the community. This
analysis also looks at a comparison between the City of Concord and the HOME Consortium.
Forming a consortium is a way for local governments, whichldvaot otherwise qualify for
funding, to join with contiguous local governments to participate in the HOME Investment
Partnerships Program (HOME). The City of Concord is the lead entity for the HOME Consortium,
which also includethe City ofKannapolisthe City of Salisburg abarrusCounty, Iredell County,

the City of Statesville, Rowan County, and the Town of Mooredkdleh of the partners within

the HOME Consortium has completed an AHMS study, not including the By&€@mmunity
HousingDevelopment Organizatio(€HDOS).

This report highlights demographic trends, future demands for housing, regulations, and
obstacles preventing the market from effectively respondinthieshousing demand. In addition,

it provides an inventory of the asts and programs currently available to help the communities
to address these challenges.

The findings of this studigentify recommendedongterm strategies for RRNBaaAy 3 (KS
housing needs, obstacles, and opportunities within the affordableshrg market.

Demographic Data

Demographics and Impacts on Housing Demand
Understanding population trends and demographic characteristics is critical in planning and
addressinglte need for housing. The calculations in this section are basdgedDenss

© 2019 Institute for Building Technology and Safety. All rights reserved. 1
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BureauAmerican Community SurveixC$5-Year Estimates(U.S. Census Burealrhe datas
from the latest complete data for thepecific yearendicated in the reference.

Population and Households

The City of Concord is located approximately 12 miletheast of Charlotte in Cabarrus County,
within the Charlotte Metropolitan Statistical Area (MSA). Accordintp¢écACS 5rear Estimates

the estimated population in 2017 was 87,607, making Concord the largest city in Cabarrus
County, which has an estimated population of 196,716. Additionally, in 2017, Concord had an
estimated 31,355 households and Cabarrus County had 7Q05%6 CensusuBeau, 2017.

Both the City of Coned and Cabarrus County have experienced an increapepulation and
numberofK 2 dzi SK2f Ra aAyOS Hnamnd / 2y O02NRQ& LJ2 LJdzt I (A
and Cabarrus County has increased by 26,726 (15.7%8ehold growth in Concord from 2010

to 2017 was 4,533 (18%) and in Cabarrus County households grew by 9,305T¢1Kéép pace

with changing populations, it is important for communities to address housing shortages by
providing a diversity of affordable lising options for all citizen®).S. Census Bureau, 2017

L/ {

vear | S0 tonpopuaton
Estimates
2010 169,990
2011 77,413 174,730
2012 79,171 178,396
2013 80,715 181,415
2014 82,266 184,855
2015 83,903 188,375
2016 85,753 192,296
2017 87,607 196,716
2018 89,501 200,650
2023 99,604 221,534
2028 110,847 244,592
2033 123,359 270,049

SourcelU.S Census Burea2017.

Understanding the demographics of a community is keyntterstanding where

development must occur.

© 2019 Institute for Building Technology and Safety. All rights reserved. 2
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Figure 1 City of Concord and Cabarrus County Population Estimates
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SourcelU.S Census Burea017.

In 2017, out of the total 31,355 househslidh Concord, an eésnated 20,619 (65%) were owner
occupied, and 10,736 (34%) were occupied by renters. In comparison, -@cogpied housing
represents 70% of the total 185,843 housing units within the HOME Consortium and renters
occupy about 30%. Additionallgoncord rentereomprised20% of the total ental households
within the HOME Consortiupthe largestamount inany city within the HOME Consortiufd.S.
Census Bureau, 2017

Concord Demographic Trends

It is important to note the relationship between demographics and the lakdity and
affordability of communityhousing options. Understanding the changing age, ethnic, and
socioeconomic characteristics of a population allows communities to anticipate and plan for
future needs of the community. In 2010, the City of Concortuded 51,146 White households
(60%) while Black households accounted for 11,72@%) with other racial groups comprising

far less(19%)residency in the community. By 2017, the number of White householtsased

by 4.8% t053,589, while Black househis, increased by 48.5%, to 17,409. Other races are
increasing too, with the Hispanic or Latino population group up by almost 22% from 8,957 in 2010
to 10,924 in 2017U.S. Census Bure&102017).

© 2019 Institute for Building Technology and Safety. All rights reserved. 3
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City of Concord Population by Race

| 2010 2017
White 51,146 53,589
Black or African American 11,724 17,409
American Indian & Alaska Native 142 303
Asian 1,718 3,729
Native Hawaiia& Other Pacificslander 25 25
Hispanic or Latino 8,957 10,924
Someother race 512 172
Two or more races 948 1,456

Source: U.S. Census Baw,20102017.

Additionally, K S
is also changingAlthough the median age
from 2010 to 2017 has only increased fro
34.6 t035.7, the population will continue to
age. It is important for communities ang
stakeholders to nderstandthe changing
needs of housing for growing and iag

communities.Moving forward, the City of
Goncord should be preparedto not only

meetthe anticipated growth with services
but also have the necessary housir
infrastructure in place to manageand

sustainthe variable housing needs that wi
accompany the increase in an aging
populationwith anexpectedmedianage of

I 3S 2 Fesidesty

1

)

I

)

38.8 by years 2033U.S. Census Bureal

-Fiéure 22017 Cityof Concord Population by Race
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2017).
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Figure 3 City of Concord Median Age (years)
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Economic Conditions

EconomidConditions Analysis

Concord is home t€harlotteMotor Speedway, Concord Mills Shopping Mall, Sysco Foods, Oiles
America Corporation, S&D Coffee, and several top NASCAR race lisgomsximity to major
southeastern transposdtion corridors, including-85, +77, andthe 485 Outer Belt, place
Concord in a strategic position within the regiasa northeastern gateway into the Charlotte
metropolitan region.

Concord is one of the fastesirowing cities in the region. It serves as the County seat and has a
City Council/Manager form of government. As the largest city in Cabarrus County, in both land
FNBF FYyR LRLWzZ A2y S | 246502 NRDARS LI2 200 & & @ yi NI
part of the larger metropolitan region anchored by the City of Charlotte (the 7th fagtesting

area in the nation)Concord issituated in close distance tdptown Charlotte, ther regional
employment, shoping, entertainment centersand is an impdant player in the Charlotte
metropolitan region. The unprecedented growth in population and housing, within the City and
surrounding region, as well as the growth of the commercial and industrial sectors, provides
Concord residents with ready access to @abundance of cultural, educational, recreational,
commercial, and entertainment opportunities. The Concord of today is a blend of progress and
heritage. It is an ideal mixture of business, industry, and residentialtljeovides the comforts

of a metopolitan area while maintaining the charm of a small town. The City is attractive to many
people because of its geographic location and its commitment to commundg excellence

(City of Concord & The Cabarrus/Iredell/Rowan HOME Consoftation Plan2018).

5dz2S (2 /2y O02NRQa f I NBS MMNBpdlifayates thid afalySikirSlud@NS I G S
an overview of economic and housing trends in the ChardGib@acordGastonia N&GC

© 2019 Institute for Building Technology and Safety. All rights reserved. 5
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Metropolitan Statistical Area, an overview of the economic anddmy trends in Cabarrus
County, and an kdepth analysis of economic trends in the City of Concord.

Charlotte Metropolitan Statistical Area Economic Trends

The CharlotteConcordGastonia NE&SC Metropolitan Statistical Area (hereafter, the Charlotte
MSA) ecompasses onéfth of the population of North Carolina and 8% of the population of
South Carolina. As of 2017, the population of the Charlotte M&#estimated at 2,427,024,

with an average annual increase of about 29,050, or 1.3%, since 2010. Sevemgrcent (72%)

of the increase was from net-imigration (the number of people moving into the area). From
2000 to 2010, the population increased by an average of 50,000, or 2.6% a year, with 70% from
net inrmigration (U.S. Census Bureau, 2017).

Cabarris County Economic Trends

According to the Census, 2017, the economy of Cabarrus County employed 95,894 people. The
three (3) main industrial sectors that are driving the local economy are Educational Services, and
Health Care and Social Assistance (23 joeople with medianearningsof $35,866, Retail Trade
(11,892 peoplewith medianearningsof $24,955, and Arts, Entertainment, and Recreation, and
Accommodation and Food Services (9,499 peoplth medianearningsof $12,379. However,

the threeindustries with the highest median earnings are Finance and Insuranddieal Estate

and Rental and Leasing ($61,901), Transportation and Warehousing, and Utilities ($53,805), and
Information ($50,625) (U.S. Census Bureau, 20173 ddtarevealsemployment in Cabarrus
County concentrated in lower wage jobs.

In 2017, the median household income (MH]I) in Cabarrus County was $68hi&6 was higher
than the national MHI of %7,652 Compared to $53,928 in 2010, dashows thathere was a
13% increase in median household income in Cabarrus Cdury Census Bureau, 2017).

© 2019 Institute for Building Technology and Safety. All rights reserved. 6
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2017 Cabarrus County Employment & Wages

Industry Total % Total _ _
Employment  Employment  Median Earnings

Agriculture, forestry, fishing and hunting,
andmining 390 0.4% $25,465
Construction 7,133 7.4% $34,435
Manufacturing 9,007 9.4% $41,713
Wholesale trade 3,356 3.5% $41,429
Retail trade 11,892 12.4% $24,955
Transportation and warehousing, and
utilities 4,745 4.9% $53,805
Information 1,833 1.9% $50,625
Finance and insurance, and real estate ar|
rental and leasing 9,262 9.7% $61,901
Professional, scientific, and management,
and administrative and waste managemer
services 8,585 9.0% $40,701
Educational services, and health care and
social assistance 21,093 22.0% $35,866
Arts, entertainment, and recreation, and
accommodation and food services 9,499 9.9% $12,372
Other services, except public administratiq 5,284 5.5% $25,331
Public administration 3,815 4.0% $47,105

Source: U.S. Census 8au, 2017.

City of Concord Economic Tresid

According to the Census, in 201ieteconomy of Concord empleg 43,280people. Thehree
(3) largest industries in Concotttiat are driving the economgre Retail Trade (5,484 people
with median income of $27,0)6Anance and insurance, arRkeal Estatand Rental and Leasing
(5,022 people with median incomef $62,800, andEducational ServiceandHealth Careand
Social Assistand®,127people with median income d$36,196). However, he three (3) highest
paying industries ar&éanagement of Companies and Enterprises ($96,458), Utilities ($78,239),
and Fnanceand hsurane ($68,981)U.S. Census Bureau, 20IiMe following table highlights
the number of those employed in the different labor categories, theecpetage of the workforce
that category represents, and the median income for each workforce category. The datieésd
that 48% of the jobs in Concord are concentrated in lower income labor categbiigse 4 on
the following pagerovides a graphical view of the data.

© 2019 Institute for Building Technology and Safety. All rights reserved. 7
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2017 City of Concord Employment & Wages

Total % Total Median

Industry Employment Employment Earnings

Agriculture, forestry, fishing and hunting, ar

mining 111 0.3% $23,438
Construction 2,595 6.0% $31,094
Manufacturing 4,263 9.8% $45,641
Wholesale trade 1,489 3.4% $36,586
Retail trade 5,484 12.7% $27,016
Transportation and warehousing, and utiliti¢ 2,043 4.7% $54,867
Information 754 1.7% $51,111
Finance and insurance, and real estate anc

rental and leasing 5,022 11.6% $62,800

Professional, scientific, and management,
andadministrative and waste management

services 4,165 9.6% $37,988
Educational services, and health care and

social assistance 9,127 21.1% $36,196
Arts, entertainment, and recreation, and

accommodation and food services 4,402 10.2% $14,225
Otherservices, except public administration 2,187 5.1% $26,998
Public administration 1,638 3.8% $45,857

Souce: U.S. Census Bure2017.
Figure 42017 City of Concord Employment Estimatly Industry

SourcelU.S Census Buraa 2017.
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